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BULLETIN OF AMERICA’S TOWN MEETING OF THE AIR 


GEORGE V. DENNY, JR., MODERATOR 


NE 21, 1949 VOL. 15, No. 8 


Is Our New Rent Law Fair to Tenants 
and Landlords? 


anouncer: 


' Yes, friends, it’s Town Meeting time here in New York City 
ad hundreds of other cities and towns throughout the country. 
Ve know this as we look over the list of places which are repre- 
‘nated in the Town Meeting World Tour, for we have received 
‘ters from you from every corner of the United States. Your 
sponse to the tour has been tremendous, and we want to thank 
ou for it. 

With the variety of subjects which will come to you from these 
‘reign broadcasts, we urge you right now to begin organizing 
scussion groups to listen to them. On the first program, which 
ill come to you by transcription from London, the subject will be, 
Does the Socialist State Tend To Destroy Individual Initiative?” 
he following week from Paris, French and American speakers 
lill discuss the question, “How Can the United States and France 
yelp Promote a Stable and Prosperous Europe?” So plan to have 
pur discussion group travel with your Town Meeting around the 
orld this summer. 

‘Now to preside over our discussion in the absence of George 
. Denny, Jr., here is your guest moderator, Houston Peterson, 
ead of the Philosophy Department at Rutgers University and 
ell-known author and lecturer. Mr. Peterson. 


oderator Peterson: 

'Good evening, friends. The last time I substituted for Mr. Denny 
-veral months ago, the subject was “Compulsory National Health 
surance,” and it was pretty rough going. Tonight, there is un- 
‘ual tension in the air again, for we are to deal with one of the 
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‘most pressing and personal of all issues—not food or clothing, 
but shelter. 

-The other day a mature and placid matron gave me a crisp 
description of the rent situation. I think she said that most real 
estate agents hate the tenants, and the tenants hate the landlords, 
and they all hate the Government. 

Of course, I was shocked at that. That was a rather extravagant 
remark made in informal conversation, but it was certainly a straw 
in the wind. 

As you may know, the new federal rent control law, called the 
Housing and Rent Act of 1949, became effective April 1, 1949. 
I hesitate to try to sum it up in the presence of four such experts, 
especially as they will go into some detail as they proceed with 
their arguments. At this moment, it may be sufficient to say that 
the new law purports—or the formula, as some would say— 
the new law purports to improve the general lot of landlords and 
tenants alike. 

Supporters of the law are Senator John J. Sparkman, of Ala- 
bama, and Mr. Tighe E. Woods, Federal Housing Expediter. Op- 
posing the new law are Senator Harry P. Cain, from the State 
of Washington, and Mr. William E. Russell, General Chairman of 
the Metropolitan Fair Rent Committee of New York. 

Our first speaker represented his native state of Alabama for five 
successive terms in the House of Representatives and then had the 
unique experience of being reélected to the House and elected 
to the Senate both at once. He chose to carry on in the Upper 
House, where he is now a member of the Senate Banking and 
Currency Committee, the Public Works Committee, and also 
the Joint Committee on the Economic Report, but he comes to us 
especially tonight, ladies and gentlemen, as chairman of the Sub- 


committee on Housing and Rents. Senator John J. Sparkman. 
(Applause) 


Senator Sparkman: 


Thank you, Dr. Peterson. Before we discuss the fairness of thg 
present rent law, perhaps we should understand why the Con- 
gress thought it necessary to extend rent control to June 30, 1950. 
Almost everyone wants to see the time come when rent contro! 
can be completely eliminated. However, before taking such a step 
there are some factors that we must consider. 

(1) There still exists in many areas of the United States an 
acute shortage of housing, particularly in the low-cost and low- 
rent range for which the average family is able to pay. Every 
study that has been made shows this to be true. 
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| (2) Shelter is a necessity in every family. We can wear a suit 
f clothes long after we need a new suit. We can buy cheaper 
ood and even cut down on the amount. We can postpone buying 
hany things we want and shop around for better prices on 
thers, but we must have shelter, and the rent must be paid 
egularly; and so long as the housing shortage exists, we cannot 
hop around for a cheaper place to live. 

_ (3) Because of the necessity of shelter and the monotonous regu- 
arity of the rent payment date, nothing can give the individual 
amily income a bigger jolt and the national economy a greater 
hock than a sharp increase in rents. 

| It is because of these facts that Congress, year after year, has 
xxtended rent control. For two years before this, my friend and 
jolleague in the Senate—who is on the opposing side of this 
juestion tonight, Senator Harry Cain—had the job that I have 
nis year, that is, Chairman of the Subcommittee on Housing and 
wents. Each year Senator Cain reported a bill to the Senate 
wd steered it to passage to extend rent controls, and each year 
* recognized these principles in recommending such an exten- 
con. 

. Wow the question is, “Is the law that we passed this year 
mir to landlords and tenants alike?” I realize that the term “fair” 
/a relative term, but I want to say unequivocally that the pres- 
wit law is the fairest rent control law we have ever had. It seeks 
» treat fairly landlord and tenant alike, and if followed as in- 
ended by Congress, it will be so recognized by both landlord 
ad tenant. 

(Our subcommittee, in an effort to write a fair law, held hear- 
ues for three weeks. We heard all sides, all groups. In fact, 
re heard just about everyone who wanted to be heard. There 
rere a few facts that stood out in our minds as a result of those 
earings. 

| (1) Rental property owners generally divide themselves into 
wo pretty well defined groups: (a) those who make a business 
‘renting many units; and (b) those who have only one, two, 
Be, or four units for rent. The second group—the small land- 
‘rds—constitutes some 83 per cent of the landlords of the country. 


((2) It is the small landlord generally who has not had rent 
justments. Usually, the large landlord has had well-kept records, 
ea and lawyers, and has been able to present his claim 
d to get adjustments. Our subcommittee came to the very 
finite conclusion that something should be done to equalize 
iljustments for the small landlord. We believed that his failure 


5 


Sa eS. SOU 


to get relief came largely from his not asking for it, or not properly 
filing his claim. 

We therefore provided for the first time that there should be a 
person in each rental area office who should act as assistant and 
adviser in processing such claims. Adjustments satisfactory to 
both tenant and landlord can often be made if they but know 
of what the law provides and take advantage of it. 

Just last night, I was reading some of my Alabama papers, 
when I saw an item in the Decatur Daily of June 17 with the head- 
ing, “Case Cited Where Rent Hike Is Pleasing to Both Sides.” 
Both sides were surprised that such a satisfactory arrangement 
could be worked out under the new law and the new regulations. 

For the first time, this rent control law assures the landlord 
more than just an even break; it assures him a fair net operating 
income. In the two laws that my friend, Senator Cain, passed, 
he gave the landlord only assurance against actual loss. We go 
beyond that. We assure him a profit. 

But, you may ask, “What about fair treatment to the tenant?” 
Yes, this law seeks to treat him fairly, too. It assures him that 
there will be no run-away rents in the controlled areas. He is 
not afraid of orderly adjustments to meet added costs and proper 
improvement and upkeep of the place that he calls home. He does 
dread, however, that steep and sudden jump that inevitably comes 
when controls are removed while a housing shortage still exists. 

We give the tenant protection against unfair evictions and 
also against that small minority of unscrupulous landlords. Both 
of these protections were taken away from him in the 80th Con- 
gress. We also give, for the first time, to both tenant and land- 
lord the right of appeal all the way up. What could be fairer 
than that? 

Time permits only a bare mention of the local responsibility 
we have included in this law for the first time, giving to the 
states the right to take over rent control, or to decontrol; also 
to the cities, the right to decontrol. If we are to have a reni 
control law, how could it be more fair to landlord and tenan 


alike? (Applause) 4 


Moderator Peterson: 
Thank you, Senator Sparkman. I think that I forgot to saj 
that Senator Sparkman is a Democrat. 
The next speaker, strangely enough, and by sheer coincidence 
I suppose, is a Republican. He was for two terms Mayor o 
Tacoma. He had a distinguished war career as an officer in th 
field in military government in Italy and on the staff of Genera 


6 


Te He was elected Senator from Washington on the 
publican ticket in November, 1946, and at once took an active 
(terest in housing legislation, the balancing of the federal budget, 
lublic works, and many other issues. Senator Cain, do you see 
ve to eye with your colleague from Alabama? (Applause) 


enator Cain: 

| Mr. Peterson, it is good tonight to be with Senator John Spark- 
.an of Alabama, a personal friend whom I thoroughly enjoy; with 
(vy. Woods, an excellent fellow; with Mr. Russell; and on your 
cogram, which I respect. 

The subject tonight asks a simple direct question, “Is Rent 
jontrol Fair?” It permits of a simple direct answer—a yes or no 
ply. My answer is a positive “No.” 

/Any law that will not recognize the sacredness of contracts 
od free bargaining; any law that places into involuntary servitude 
isht million average, thrifty, God-fearing Americans — small 
Coperty owners; any law that unduly and often ruthlessly in- 
edes property rights in an effort to apply humanitarian rights; 
ny law that fosters and stimulates class dissension and con- 
t—that law, of necessity, is an unfair law. 

/Rent control has brought about a constant and continuing 
erinkage of America’s supply of rental shelter. It has caused 
vmaldistribution of that ever-shrinking supply. Rent control, to 
vy mind, has accelerated the physical depreciation of our in- 
dequate amount of rental housing. 

Rent control has kept rental housing venture capital out of 
ar American economic blood stream. Rent control has denied 
1d prevented—and I say it as one of them—tens of thousands of 
‘turning war veterans from obtaining rental shelter. 

Rent control was necessarily and properly a war measure. Came 
ar’s end; but political expediency, well-intended misjudgment, 
id intellectual dishonesty—both legislative and administrative 
caused its unrealistic continuance. 

Any law that denies invested capital a return on that invest- 
ent is dishonest. Any law that forbids the parties of interest 
enter into a contract and to bargain freely and voluntarily is 
sewise dishonest. Any law that is held to be constitutional 
rough the fiction that we are still at war is patently dishonest. 
A dishonest law cannot be portrayed as being a fair law. Fair? 
ebster gives the adjective fair seventeen different definitions. 
mong them, I find “equitable, just, affording no undue advan- 
ge.” Or again, I find Mr. Webster saying, “equitable as a basis 
r exchange; reasonable as a valuation; a fair exchange.” 
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A man’s investment in rental property is a wage earner; like 
wise it is a wage payer. That investment can’t earn wages anc 
it can’t pay wages, if the consumer—the tenant, and the produce 
—the owner, cannot, as a basis for exchange, bargain freely. 

Under rent control, we have the consumer—the tenant—witk 
a 1949 income, the highest family income ever known throughow 
this Nation, buying a commodity generally at a 1942 price. 

Fair? What is the worth of the 1942 dollar today? Fair? Rent: 
in America, nationwide, have gone up since 1941-42 less thar 
10 per cent, and that includes new construction, conversions 
hardship adjustments, 15 per cent leases, yes, and black marke 
rentals, too. Mr. Woods will agree to that figure, which happen: 
to be, at the last recording, 9.7 per cent, to be exact. 

Since 1941-42, maintenance and operating costs have gone uJ 
for most of those cost items more than one hundred per cent 
Fair? My quarrel isn’t restricted to Mr. Woods, the federal ad 
ministrator. I quarrel basically with the law that defines a legis 
lative intent and requires an administrative interpretation con 
trary and in defiance to every American concept of what is knowt 
by all of us to be fair play. 

No unfair law can possibly be construed to be a fair law. Th 
one we discuss tonight is, in my considered point of view, unfai 
to the tenant, to the property owner, and to the Nation. (Ap 
plause) 


Moderator Peterson: 

Thank you, Senator Cain. 

Now we come to the man who is at the very center of thi 
stormy controversy—Mr. Tighe E. Woods, Housing Expediter. 
think I may say to our audience that he doesn’t look nearly a 
fierce as he’s often described. I say that not to prejudice th 
audience either way, but I had to tuck that in. 

After graduating from Notre Dame in 1933, Mr. Woods wen 
at once into the real estate business, first working with a large firr 
and then becoming his own employer. In 1942, he joined the OP: 
as an examiner in the Chicago Rent Control office, and the 
served as a radar officer in the Pacific War; thereafter, a serie 
of rapid advancements in the field of rent control, until he wa 
appointed Housing Expediter by President Truman in Decembe: 


1947. Mr. Woods, welcome to America’s Town Meeting. (Ax 
plause) 


Mr. Woods: 
Dr. Peterson, I think the new rent law passed by Congres 
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fair to tenants and landlords and that it meets the major prob- 
ms of both. 
| me of the important items included in the new law is the 
jovision for a fair net operating income for landlords. After the 
Ww” was passed, I consulted with representatives of every seg- 
ont of the rental industry, as well as consumers, veterans, labor 
id tenants, and asked them to suggest how we could devise a 
rmula to carry out the direction of Congress to assure landlords 
fair net operating income. 
Yo significant suggestions were made, so we devised a formula 
ssed on the best information available. Briefly, this is what the 
rmula provides. 
If a landlord’s operating costs, including the cost of services, 
joperty taxes, maintenance and repairs, as well as depreciation 
fif these operating costs eat up more than a certain percentage 
/a landlord’s income, he’s entitled to an increase in rents to 
apensate him for his operating costs. This guarantees him 
“ return of the cost not only of keeping his property in good 
ypair but of improving it. In addition, it guarantees him an 
‘come of 25 to 30 per cent of his gross rental. 
= have personally visited every one of our regional offices in 
“ country and have talked with our 400 local area rent directors 
explain the fair net operating income provision to them. Of 
arse, it’s a new idea. However, if we find that any changes are 
“eded, we’ll certainly make them. In the meantime, if anyone has 
‘practical idea for improving the formula, we’d like to hear 
out it. 
In the administration of the new law, we have also emphasized 
e fact to our local area rent directors that we want them to 
xcourage landlords to operate their properties the same way they 
d before rent control, with the assurance that their rents will 
- increased to compensate for increased costs of maintenance and 


aprovement. 

Now, whenever a landlord provides a tenant with an increase 
services, or when he makes a major improvement in the 
‘operty, we not only grant an increase in rent to cover the in- 
eased rental value, but we make an extra allowance for in- 
eased costs. In other words, full account is taken of present- 
ty increased costs in making rent adjustments. 

Furthermore, any landlord who plans to increase services or 
ake a major improvement can find out in advance, before he 
ends a penny, approximately how much of a rent increase 
. will get for the additional service or improvement. I don’t 
e how the law could be any fairer to landlords than that. 
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The new law is fairer to tenants, because it gives them better’ 
protection from eviction and from the threat of eviction. It also: 
gives them the right to appeal any increase in rent, and it gives 
our agency the right to bring suit for three times the amount: 
of an overcharge against willful and flagrant violators whoa 
their tenants more than the legal maximum rent. 

Now, I'd like to take up a few of the arguments that landlords 
make against the new law. They say that rent control curbs the 
income of landiords so much that they can’t make enough to keep. 
up their property; that rent control is creating the slums of 
tomorrow. 

Morton Bodfish, of the United States Savings and Loan League 
pointed out in one of his monthly bulletins that the past eight 
years have seen the greatest progress toward high standards of 
housing ever seen in this country. This statement of Mr. Bodfish 
is further supported by the Bureau of Census reports which show 
that the percentage of tenant-occupied dwelling units in need 
of major repairs in the United States declined from 19.7 per cent 
in April of 1940 to 12.5 per cent in April of 1947. From this, it is 
obvious that landlords have kept their properties in a better state 
of repair under rent control. 

The charge is made repeatedly that rent control holds down 
landlord incomes to prewar levels, but that charge is not sup- 
ported by the record. Increases in rent have been obtained on 
three and a half million dwelling units since rent control began. 
Our local rent offices are granting over 70 per cent of all petitions 
received from landlords each month. The average increase in 
rent is about 20 per cent. At the present time, virtually all peti- 
tions receive action within 30 days after filing. 

Another charge made repeatedly is that rent control is curbing 
new construction, but that’s the most hollow charge of all. There’s 
no rent control on new dwelling units, and there hasn’t been any 
such control for over two years. The sky’s the limit, and despite 
rent controls, more dwelling units were constructed in 1948 than 
in any year since 1925. 

I think Senator Sparkman made a comment on the new rent 
law which sums up the situation better than any statement I’ve 
heard. It is reported that when one of his colleagues told him 
that the new law was being attacked by both landlords and tenants 
he said, “Then it must be about as fair as we can make it, if 
both sides are finding fault with it.” 

And when I refer to the word “fair” I accept one of Senatot 
Cain’s definitions of the word. He says it means equitable, just 
affording no undue advantage. Thank you. (Applause) 
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Noderator Peterson: 

| Thank you, Mr. Woods. 

Our fourth and final speaker is also new to America’s Town 
Meeting of the Air. He was born in South Carolina, but has prac- 
iced law in New York for some 36 years. Without mentioning his 
‘umerous other important positions and activities, I will stress 
ne. He is General Chairman of the Metropolitan Fair Rent Com- 
nittee, composed of the five real estate boards in 25 or more 
if the larger property owner and tax-payer groups in the New 
(4 ork area, which comprises one-seventh of all housing units under 
vent control in the country. Mr. William E. Russell. (Applause) 


vir. Russell: 

Thank you, Dr. Peterson. You heard what my distinguished 
«elleagues have said about the subject under discussion. Senator 
Fyarkman has presented his view that the rent law is necessary 
m certain localities. I am in accord. He argued that the law is 
ir to the owner. With this I cannot agree. 

Senator Cain has told you that the law interferes with the 
reedom of contract between owners and tenants and is therefore 
im-American. I agree. 

Mr. Woods, the Housing Expediter, whom you have just heard, 
1as described the protection given tenants by the law. He has 
so described his formula to you and says that he is prepared 
e submit a new formula if a better one can be submitted. [ll 
mdeavor to relieve his anxiety in that respect. (Laughter) 

The 1949 rent control law is not fair to property owners. It 
epresents a compromise between the two houses of Congress. 
fhe Housing Expediter was told to fix rents so as to yield a fair 
let operating income. No legislative standards are in the law 
s a guide to the expediter in fixing rents. He is permitted to fix 
is own standards. He struggled manfully and came up with a 
ormula which denies a fair income to the owner. 

The law, as construed by him, is slowing down construction of 
partment buildings so badly needed in the larger cities. We 
hould be building at least 300,000 rental apartment units each 
ear to meet the demand. With unfair rent control, we have built 
n average of only 70,000 such units during the past three years. 
he present rate of construction of such units does not exceed 
0,000 per year, including public housing. 

You, Mr. Tenant, want to see new apartment buildings go up 
1 your city. In all probability, you have a married son or daughter 
¢ other relative vainly seeking an apartment. Perhaps you won- 
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| 
der why apartment house construction is not proceeding more’ 
rapidly. : 

In the first place, government policy at the end of the war was 
directed to the building of one-family homes which were for 
sale. During the past three years, eighty-six per cent of the two 
and a half million new homes built were one-family residences: 

Secondly, high material and labor costs have combined to create 
caution on the part of speculative builders who furnish the greater 
part of our rental housing. 

Thirdly, the refusal of the government to allow the owners 
of existing housing a reasonable return on the value of their 
properties has almost stopped the flow of investment and specula- 
tive money into the building of apartment houses. This money 
must come from those who own the existing buildings. One has 
to be real estate minded to invest in that field. 

We cannot compel anyone to invest in anything. We can only 
induce, and the only inducement that has ever worked is the 
hope of a profit. No matter what business we’re in, we want 2 
profit. We want a reasonable wage, if we work for someone else; 
and if we operate a business, we want a profit. 

I favor local rent control as an emergency measure during the 
housing shortage. Local rent control is one thing, but rent con 
fiscation is something else again. It is unconstitutional. The ren 
law confiscates the earnings of millions of property owners. 

During the depression, rents declined from twenty to sixty-five 
per cent. Except in a few areas where war work began before the 
shooting started, rents were frozen at the lowest level. Operating 
costs were not frozen. They advanced radically during and afte: 
the war. For instance, in the better apartment houses, before thi 
depression, wages consumed from four to six cents out of eacl 
rent dollar. Today, in these buildings, wages take twenty-fiv 
to thirty cents of each rent dollar. 

The formula under discussion is based upon the eight year 
ending in 1946, a period of depressed rents and soaring operatin, 
costs. The Expediter assumed that this was a normal period, wher 
it was most abnormal. 

All owners know that about fifty per cent of a rent roll shoul 
be set aside for capital charges, that is, interest on the mortgage 
depreciation on the building, and a return on the investment 
The Expediter uses twenty per cent of the rent roll, plus de 
preciation, as the allowance for capital charges to determin 
whether or not relief can be granted. 

His maximum allowance for capital charges is twenty-five pe 
cent of the rent roll in buildings having more than four apartment 
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e allows a maximum of thirty per cent in buildings with four 
milies or less. 

Let me correct one basic error in public thinking. There is no 
venty-five to thirty per cent profit allowed by the Expediter. 
he truth is that the profit allowed is practically nothing after 
ortgage interest. The Expediter’s own surveys show that his 
mula does not permit an increase in rent unless the owner is 
sceiving less than three and a third per cent on the value of 
s property before interest charges. The maximum relief, even 
. this case, permits about a four and a quarter per cent return. 
Mortgage interest payments are not allowed under the formula. 
is substantially all rental housing properties are mortgaged, it 
(clear that mortgages will wipe out most, if not all, of the small 
tturn allowed under the formula. Confiscation thus follows as a 


jatter of course. (Applause) 


.oderator Peterson: 
Pd 


eessive meeting of your minds. 


'S. Dr. Peterson is a public lecturer, 
deator, and educational broadcaster 
renown. From 1934-1946, he was 
tiated with the Cooper Union, the 
t eight years as professor and head 
he division of social philosophy. 

orn in Fresno, California, in_1897, 
attended Pomona College in Clare- 
where he graduated with an 
3. degree in 1919. The following year 
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OHN SPARKMAN — Senator Spark- 
n, Democrat of Alabama, is chair- 
n of the Rent Subcommittee of the 
ate Banking and Currency Com- 
(tee and Chairman of the Confer- 
.e Committee on Federal Rent Con- 
.. He has been a member of the U.S. 
ate since November, 1946. 
orn in Alabama, Senator Sparkman 
3 educated at the State University, 
pre he received an LL.B. in 1923 
an A.M. the following year. After 
ng admitted to the Alabama bar, 
became an instructor at Huntsville 
Miege and practiced law_at Hunts- 
e until 1930. He was U. S. Commis- 
aer from 1930-31 and was a member 
che 75th to 79th Congresses. 
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"Thank you, Mr. Russell. Now, gentlemen, I have not yet noticed 


Perhaps a brief huddle around 


COLUMN 


HARRY P. CAIN — Before becoming 
U. S. Senator from the State of Wash- 
ington, Senator Cain was mayor of 
Tacoma for six years. Prior to that, he 
was employed by the Bank of Cali- 
fornia, Tacoma, Washington. 

A native of Nashville, Tennessee, 
Senator Cain was educated at Hill 
Military Academy in Portland, Oregon, 
and received an A.B. from the Uni- 
versity of the South, Sewanee, Tennes- 
see. During World War II, he served 
with the 18th Airborne Division as a 
qualified gliderist from 1943-45, and 
was decorated with the Legion of 
Merit and the Croix de Guerre and 
other military awards. 

He is former chairman of the Rent 
Subcommittee of the Senate Banking 
and Currency Committee. 


WILLIAM E, RUSSELL— Mr. Russell is 
General Chairman of the Metropolitan 
Fair Rent Committee of New York. 


TIGHE E. WOODS — Mr. Woods has 
held the post of Federal Housing Ex- 
pediter since December, 1947. He 
studied at Notre Dame University and 
received an A.B. from Northwestern 
University in 1933. He was the or- 
ganizer and manager of a real estate 
firm in Chicago for seven years. In 1942 
he joined the Government as examiner 
in the Rent Division of the O.P.A., and 
held various positions in the O.P.A. 
and Office of Housing Expediter before 
becoming expediter. 
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the microphone will close the gaps a little. Senator Sparkman, 
you have been out of the picture for some time. What troubles 
you most at the moment, Senator? 

Senator Sparkman: Well, I’might say this New York heat, but 
I won’t quite do that. (Laughter) 

Mr. Peterson: No, keep in what we logicians call the universe 
of discourse. 

Senator Sparkman: Then I might say that it’s the inability to 
ask my friends Harry Cain and Mr. Russell as'many questions as 
I should like, but I’ll take this one. Senator Cain, I want us to 
agree on at least one point. Don’t you agree with me that there 
are some areas in the United States where there is still a serious 
housing shortage? 

Senator Cain: I think, John Sparkman, that you’re probably 
quite right in that the determination with reference to the short. 
ages in local areas ought to be made by that local area and not by 
Washington, D. C. (Applause) : 

Senator Sparkman: Well, Senator Cain, I want to just add thi 
I’m looking at the talk that you made on the Senate floor las 
year when you presented the rent control bill and reeommendec 
its passage, and you said this: “The Committee was impressed b} 
testimony indicating that as an aftermath of the war there stil 
exists a serious housing shortage in some areas of the Nation, ant 
therefore rent control is necessary.” Why the change? 

Senator Cain: John Sparkman, you obviously ask me a ques, 
tion. In order to permit me to answer it, if you will recall pre 
cisely the words you read that I gave on the floor of the Unite 
States Senate, I said that the Committee was impressed. The 
didn’t mean that I was impressed. I had your job a year ago an. 
I presented the Committee’s point of view, while in another pow 
tion of that speech I devoted two hours to suggesting to the Senat/ 
of the United States that they would do this Nation of ours a fave) 
by either repealing rent control in its entirety or sending it bac! 
to where it belongs—in the local community. (Applause) y 

Mr. Peterson: This question has produced a chain reactios) 
We'll go right along with it. Now, Mr. Woods. 

Mr. Woods: Mr. Peterson, I’d like to comment on Senator Cain, 
statement that the way he’d like to see it done is for each con: 
munity to decide on its own housing shortage, and if ther! 
wasn’t one, to decontrol. Well, that is in the present provision. 

There’s also a provision in the present act that the Hous 
Expediter, if he finds that the conditions have changed and th} 
housing is no longer in short supply, should decontrol. Now, I 
just like to call your attention to the record to date, since April 
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4 my own initiative, I have decontrolled 120 communities with 
rer three million population. Towns themselves have only de- 
introlled in 35 instances with a population of around five hundred 
iousand. (Applause) 

‘Senator Cain: Mr Woods, I’m delighted by your observation 
out the right included in the 1949 Rent and Housing Act for 
immunities to decontrol when they think that’s proper. That 
the one redeeming feature of the law of 1949. And though, as 
bu know, I am a personal friend of yours and a very severe 
itic, I want to point out to everybody who listens and to every- 
rdy that is here that you, as the prime witness for the Govern- 
ent, were not in favor of that provision. We, the Congress, put 
in over your objection and that of many others. (Applause) 
Mr. Peterson: Thank you, Senator Cain. Mr. Woods, have you 
» epigram or two? Asa matter of fact, I meant you, Mr. ua 
m getting confused myself. (Laughter) 

Mr. Russell: ’'m only a poor property owners’ representative. 
would like to ask Senator Sparkman, my good friend from Ala- 
yma, as to whether or not he didn’t say, when this bill was 
ider discussion on the floor of the Senate, that he thought an 
yner ought to have some five or six per cent return on his 
vestment, on the fair value of the property. 

Senator Sparkman: Someone asked me the question, if we were 
vying the return based on the value of the property, what I 
ought it ought to be; and I did say yes, about six per cent, but 
vent on to say that it would be up to the Expediter to arrive ata 
rmula for determining what a fair net operating income ought 
be, and that he probably would use many different factors in 
aching that determination. (Applause) 

Mr. Peterson: Now Mr. Woods has a question for Mr. Russell. 
r. Woods? 

Mr. Woods: Mr. Russell, I’d like to know how rent control stops 
w construction. 

Mr. Russell: I thought I made that clear, Mr. Woods, by stating 
at it took money to build new apartment houses, and that 
yney had to come from those who own the existing buildings, 
cause you can’t get people who are not real estate minded to 
t their money into the buildings; and they haven’t been able 
get any return on their present investment and they naturally 
> not inclined to go into a new one of the same type. (Applause 
d cries of dissent) 

Mr. Peterson: Mr. Sparkman wants to comment on that. 
Senator Sparkman: Yes, I do want to comment on that, because 
hink that is one of the great pieces of misinformation that has 
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been given out to the country. (Applause) New construction has 
been decontrolled for more than two years, and last year there 
were more rental apartment units built than in any other year 
in this country since 1925. 

Mr. Peterson: Senator Cain may be a great friend of the pre- 
vious speaker, but he certainly wants to talk about him. Senator 
Cain. 

Senator Cain: I think that Mr. Russell’s response deserves 
some consideration for this reason. I daresay that of the four men 
on this platform not a single one of those four, with one excep- 
tion—and that happens to be Mr. Russell—has any money in- 
vested in the property question; and what Mr. Russel! is saying 
on the basis of his experience in this area over a period of years 
is that he who invests in real property in order that other people 
may have more sheltered cover will not make any investments 
for as long (dissents) —No, I think that it’s a very serious point 
that men of means are not inclined to build shelter accommoda- 
tions for others until such time as they know what the long-range 
disposition of your Congress is going to be. It’s easy enough for 
John Sparkman and myself and Mr. Woods, who have no obliga- 
tions in that field, to say that what Mr. Russell says is not right, 
but I like to listen to a fellow who is the one we must turn to 
in the aggregate to provide us with more of what we haven’t 
got enough of today. (Applause) 

Mr. Peterson: Thank you, Senator Cain. Now, very briefly, 
Mr. Russell and then Mr. Woods. Mr. Russell. 

Mr. Russell: I just wanted to thank Senator Cain for stating 
that I was of investment caliber. I’m a trustee for thirty thousan¢ 
poor investors in mortgage certificates who became unwilling 
landlords through foreclosure of their mortgages. I haven’t < 
dollar of my own to invest in real estate, but I do manage mil 
lions of dollars of real estate for these poor investors, and they 
can’t get a return on their money. (Applause) 

Mr. Peterson: Thank you, Mr. Russell. Now, Mr. Woods, on 
final word. 

Mr. Woods: Well, I was in a little different position than Mx 
Russell. I got into the real estate business because of the failur 
of a whole flock of mortgages that my own family owned. I stil 
think residential real estate is an excellent investment. The onh 
reason I am not in it now is because I would be fearful of criti 
cism because of my official position. As soon as I get out, that’ 
the thing I’m going to buy. (Applause) 

Mr. Peterson: Thank you. Thank you, Mr. Woods. 

Senator Cain: Mr. Peterson, one question, sir. Would Mr. Wood 
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ye us, the American people, some sort of slight information 
‘when he is likely to return to the rental property field? (Ap- 
use and laughter) 

Mr. Peterson: Thank you, Senator Cain and Mr. Woods. We 
juld go on with this huddle quite indefinitely, but after all, the 
idience does have to come in. Now, for our listeners across the 
ation and abroad, the following message. 

‘Announcer: Well, friends, we are right in the middle of our 
th Town Meeting, and you have heard our four experts give 
'u their answers to the rent problem. We know that some of 
© questions which will be asked in a moment will be the same 
sestions which have been in your minds on this highly con- 
pversial problem of rents. 

(Many of you have written us in the past saying the broadcast 
id gone so rapidly you had missed certain statements of the 
eakers, or answers to some of the questions, and therefore 
pated to read them in the Town Meeting Bulletin. Remember, 
‘u may secure a copy of tonight’s Town Meeting, complete with 
© questions and answers to follow, if you'll send 10 cents to 
wwn Hall, Box 56, New York 46. Enclose 10 cents, please don’t 
ind stamps, and allow about two weeks for delivery. 

‘Now just before we take questions from our audience, here in 
“a York tonight, here is a message from an outstanding Amer- 
an to each of you. Listen! 

Salph Bellamy: This summer millions of people in foreign coun- 
‘es will get a better understanding of the spirit of democracy 
‘d America’s traditional freedom of opinion, when America’s 
vwn Meeting of the Air visits their capitals. Town Meeting is 
aveling around the world, from London to Tokyo, to prove 
merica’s interest in other peoples and their problems. You can 
sist in this important Dollars for Democracy project for world 
ace and better understanding by sending your dollar to Town 
all, New York. 

‘Announcer: Now, for our question period, we return you to Mr. 
“terson. 


QUESTIONS, PLEASE! 


Mr. Peterson: We are ready now, ladies and gentlemen, for our 
iestions. I don’t see why we shouldn’t start it right off the bat 
th a question for Mr. Woods. 

Lady: Since landlords are now to get up to 25 per cent and 
ore on the yearly operation, and there are few low-cost homes 
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available, what consideration is being given to tenants unable t 
pay increases due to rising costs and lay-offs, et cetera? 

Mr. Woods: Well, tenants have certainly been given a grea’ 
deal of consideration under rent control. I will not argue the point 
for example, that the opponents of rent control maintain tha 
tenants are paying much less of their income than they should fo1 
rent. I do feel this, that tenants will pay increases which they fine 
are fair and equitable. In other words, they will pay for valu 
received. 

I think that the rent control regulation or the rent control ae 
has headaches enough without taking into consideration othe! 
economic features of the country or the people in it. We’ve go 
a tough enough job just rowing our own boat. 

Mr. Peterson: Thank you, Mr. Woods. Here’s a lady with 
question for Senator Cain. 

Lady: Senator Cain, does not the 15 per cent voluntary increase 
allow for bargaining, particularly since landlords who have beer 
continuing prewar services have had no difficulty in receiving suck 
increases? 

Senator Cain: In part, the lease did. The lease, however, wa: 
restricted to 15 per cent. In a good many instances in this country 
there are those tenants who in consideration of a figure exceeding 
15 per cent by quite a per cent would like to sign a contract witl 
the person in whose home they live; and I think Mr. Woods wil 
tell you that it is no longer permissible in the Law of 1949 fo: 
tenants and landlords to voluntarily agree as to the lease ar 
rangements between consumer and provider of property. 

Man: Now, Senator Cain, controls are pretty bad, and they cai 
be dispensed with only by more housing. You’ll admit that. 

Senator Cain: Yes, sir. 

Man: Why have you persistently fought the housing bill whiel 
would add to the housing supply? By opposing it, doesn’t tha 
make you more responsible for rent control than anybody els 
in this room? 

Senator Cain: Not at all, sir. I would like to call your attentiol 
to the fact that you are asking me a question, at the expense ¢ 
the time of others and not on the subject we are here to discus: 
but I will answer it. There happens to be in the omnibus housin 
bill to which you refer, as far as the House version is concerne¢ 
an approval, or a presumed approval, of a million and fifty thou 
sand units to be built. Not one of them will be built before 
year and a half from now. 

I would certainly not be embarrassed or apologize for bein 
known as one who was vigorously against rent control for thi 
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ary basic reason: Do all of you know—and if you don’t, will 
. please consider it—that after some seven years of rent con- 
_ there are more than a million units—my authority being Mr. 
lhe Woods, the Federal Expediter—there are more than a mil- 
i fewer units of rental housing in this country tonight, in June 
.949, than there were in this country in 1942? And the longer, 
des and gentlemen, citizens all, we have rent control, the fewer 
jommodations we are actually going to have for rent in Amer- 
(Applause) 
Jenator Sparkman: I want to comment on that. As a matter of 
[, there are two million less rental units than there were in 
i in the over-all picture. But, in farm housing, which never has 
‘under rent control, there are four times fewer—four times 
ire of a decrease than in the case of urban homes, where there 
| been rent control, so it’s something other than rent control 
it has caused the decrease. (Applause) 
an: Senator Sparkman, do you believe that Congress had 
xoral or economic right to enact a provision in the rent law 
eranteeing substantial profits to a minority of the landlords 
hhout at least guaranteeing jobs and minimum wages to the 
rkers of the country who constitute a majority of the Amer- 
« people? 
senator Sparkman: I believe that the Congress of the United 
jes had a moral right and a legal right to enact the Rent Con- 
| Law of 1949, if that’s what the gentleman means. 
ir, Peterson: Now, here is a question for Mr. Russell. 
fan: My question is, do you think that there can be realistic 
‘bargaining or freedom of contract between landlord and tenant 
‘ing an acute housing shortage? 
Ir, Russell: Undoubtedly; so long as the tenant is permitted 
‘etain possession of his apartment failing an agreement with his 
dlord. 
{r, Peterson: Thank you very much, Mr. Russell. That was so 
of, ’ll give you another question. 
fan: Under the language of the fair net operating formula that 
s handed to Mr. Woods specifically by Congress, how else would 
1 administer it? 
{yr. Russell: That would take some time, but I would apply the 
son of experience. I would allow a six per cent return plus 
) per cent depreciation on the assessed value of the building — 
t on which the owner pays taxes. 
Ir. Peterson: Senator Cain also wants to comment on this. 
‘enator Cain: If I understood his question correctly, Congress 
not pass on to Mr. Tighe Woods any formula of any kind. 
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It used a nebulous description, a fair net operating income, an 
a dozen Senators rose and said they didn’t have the fainte 
idea what it actually meant, including John Sparkman of Al: 
bama; and Senator Sparkman only charged Mr. Woods wil 
doing his best to draw some formula in accordance with tk 
wish of the Congress which was to be fair to both the tenan 
and the property owners of America. (Applause) 

Mr. Peterson: Now, Mr. Woods wants a little footnote on thi 
one. 

Mr. Woods: I should like to comment on that for this reaso 
That kind of an application would not be difficult in New Yor 
where you have a hundred per cent assessed valuation. Bu 
although sometimes New Yorkers don’t want to admit it, thei 
are some 48 states and another part of a state to which also 
have to apply controls, and assessment isn’t handled the san 
way in other parts of the country as it is here. 

As a matter of fact, we made a study, and let me say this ar 
say it for the record: We explored the possibility of suggestit 
or using a formula of a fair return on value. We felt that it wi 
unworkable country-wise, and in our studies, we made findin 
that in this country there are actually almost as many ways 
assessing for tax purposes as there are counties. In Boston, # 
greater Boston area, for example, there are 89 different taxi 
authorities. We just found that it was impossible, administr 
tively, to use that kind of formula. (Applause) 

Mr. Peterson: Thank you, Mr. Woods. Now we have anoth 
question there on the aisle for Senator Cain. Yes, sir? 

Man: What housing would veterans have if there were no re 
controls? How can you bargain freely for shelter where the 
is a critical shortage? 

Senator Cain: I can only give you my own opinion, and I shi 
give it to you as a veteran in response to your question to r 
as a veteran. When a good many millions of young Americ 
men and women went overseas in 1941, 1942, and 1943, they le 
the accommodations in which they lived. Those accommodatio 
were generally renting then and still are at the price charg 
for them on the 1941-42 level. During their absence on an e 
tended period of time, the national income of America a 
something called inflation came along to give the average Ame 
can two, three, or four dollars, where he only had one befo: 
His natural reasonable desire to increase his standard of livi 
permitted him, because of a 1946, 1947, 1948 income, to buy me 
space at 1942 prices. 


And my answer to you is that when the American veter 
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the American veteran girl came home they found the space 
| had been used to living in being accommodated by others 
‘xactly, sir, the reason I have given you. Rent control, from 
ooint of view—I think I am right, you seemingly disagree— 
ne of the great national disservices, well intended as it was, 
ae veterans ever passed by the Congress of this country. 
’. Peterson: Now I have a question for Mr. Russell, and I 
| Senator Sparkman will be prepared to comment on it. 
| sir? 
an: Mr. Russell, if rent control is so unfair to landlords, then 
| don’t landlords build enough rental housing that can be 
ed at reasonable rents to families with average incomes so 
rent controls can be lifted? As I understand now, there is no 
rol on new housing. 
rv. Russell: You are quite correct. There is no control on new 
smg and there has not been for two years. I gave three rea- 
why we are not getting new apartment construction—the 
costs of both labor and materials make it impossible to build 
es to rent for what the present houses are renting for, after 
ng declined 50 per cent in rent. It is impossible to build 
ing today to rent at these low figures. 
nator Sparkman: I’d just like to repeat that last year we 
more rental units than any year since 1925. Let me tell you, 
| now—I’m chairman of the Housing Subcommittee—you 
4 to see the tremendous pressure that is being exercised to 
section 608, of the National Housing Act, extended. It’s due 
pse June 30. People all over this country are urging us by 
1eans to get it extended, and we’re going to extend it. We’re 
x to extend it in order that we can repeat again what we 
in 1948—build the greatest number of rental units of any 
since 1925. (Applause) 
-- Russell: I hate to disagree so sharply with my good friend, 
tor Sparkman, but I am reading from the source records, 
3ureau of Labor Statistics of the Federal Government. We 
80,100 apartment units last year, which was far less than 
one year back in the 20’s, when we built anywhere from 
00 to 257,000 apartment units a year, so we only built at 
hird the rate. (Applause) 
. Peterson: Thank you. Thank you, Mr. Russell. They’re all 
ding around, but we can’t go on, gentlemen. While our 
cers prepare their summaries, here’s a special message of 
est to you. 
nouncer: Although now is the time when many radio pro- 
s go off the air and summer replacements are scheduled, we 
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want you to know that your Town Meeting continues throughot 
the summer and each week of the year. During the next two week 
while Mr. Denny and his associates are preparing for the worl 
tour programs, regular Town Meetings will continue to come { 
you at this same hour from the air-conditioned ABC Playhous 
Studio on West 48th Street in New York. 

You will hear the first World Tour broadcast on July 12, hb 
transcription from London. The following weeks will bring ye 
foreign broadcasts from Paris, Berlin, Vienna, Rome, and othe 
world capitals—twelve in all. If you would like to have a schedui 
of the Town Meeting Tour giving you dates, places, and subjec 
to be discussed, just send your request to Town Hall, New Yor. 
and we will be glad to send you the information. 

Now for the summaries of tonight’s discussion, we return yc 
to Mr. Peterson. 

Mr. Peterson: And I turn to you, Senator Cain, for a one-minu 
summary for your side of the case. Senator Cain. 

Senator Cain: Mr. Peterson, as rent control has been practic 
and administered in this country in recent postwar years, it h 
violated rights which belong to all American citizens. It h 
fostered class antagonisms. It has destroyed collective bargaini 
and the sacredness of contracts. It has required many citizens 
subsidize other citizens, and it has actually taken tens of tho 
sands of rental units away from the rental market. These happi 
to be facts. 

I believe, with President Harry S. Truman in his own rece 
words, that every American individual is deserving of a fair de 
from his government. When the rights belonging to all of o 
citizens are fully considered, I see no fair deal in the 1949 re 
law. I see discrimination and unfairness to tenant and propel 
owner alike. I see a law which largely defeats its own purpo 
because it takes from, rather than adds to, the amount of ren 
shelter in America. It will be a good thing and a fine thing | 
the best economic and social interests of the nation when ré 
control in any form is abolished and done away with. (Applaus 

Mr. Peterson: Thank you, Senator Cain. And now, the o1 
minute summary from the other side, Federal Expediter Woo 

Mr. Woods: All four speakers on the program tonight agree 1] 
there is still a critical housing shortage in many areas. Three 
the four speakers agree on the need for continued rent conti 
Our issue, then, is whether the present law is fair. Mr. Rus: 
says the present law is unfair because the fair net operating p 
vision does not give the landlord a sufficient return. 

Congress, in drafting the law, sought to draft a bill which \ 
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‘to landlords and tenants alike. When we drafted the fair net 
“ating return provision, tenants and consumers charged that 
as too liberal. Mr. Russell charges that it was not liberal 
ugh. Again, I paraphrase Senator Sparkman, if both sides 
.cize and praise in equal volume, then we must be going 
m the middle of the road. Fair net operating return is the 
ndest, fairest, and most practical provision that could be 
loped. 

_we find, after a fair test period, on the basis of national 
rience, that our formula needs modification, we will act so 
{ rent control will work fairly and equitably. Senator Spark- 
fh assures me of advice and counsel from his committee if we 
i help on legislative intent. Thank you. (Applause) 

fr. Peterson: Thank you, Senator Sparkman, Senator Cain, Mr. 
wods, and Mr. William E. Russell for improving our understand- 
| of this important question. I’m sure that our Hsteners now 
‘é a sounder basis for their decisions. 

Gext week, our subject will be one which will interest every 
pily in the United States, “Are We Spoiling Our Children?” 
& speakers will be Dean Millicent Carey McIntosh of Barnard 
jiege; Mrs. Clara Littledale, editor of Parents’ Magazine; Ben- 
t Cerf, author and president of Random House; and Dr. Law- 
_G. Lowrey, associate psychiatrist, Vanderbilt Clinic. Clifton 
iiman will be your guest moderator. 

Juring these past weeks, your gifts in support of our Round- 
-World Town Meetings have stepped up sharply and we want to 
nk you. If you keep this up, you'll have the tour completely 
mced by your Dollars for Democracy during the next two 
eks. So if you haven’t sent in your dollar yet, why not do so 
ight? The address is Town Hall, New York. We invite you to be 
h us next Tuesday and every Tuesday at the sound of the 
r’s bell. (Applause) 
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